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CHAPTER 1- EXECUTIVE SUMMARY
The Spheres, live work play development
concept is located adjacent to Higuera St, along
an arterial road that primarily contains industrial
and commercial land uses. The proposed
development site is intended to enhance the city
of San Luis Obispo by addressing the necessities
of the surrounding community.
The development proposal adopts the Urban
Design principle, Smart Growth Planning,
designed to direct development into areas that
have adequate utility capacity and
transportation networks and to encourage
walkable communities. The Spheres development
site fosters fluid spaces, where residents live in a
walkable radius to work,eliminating long
commutes, in order to eliminate an automobile
dependent society. The development proposal
accommodates all aspects of live-work, through
the integration of communal kitchens, small
lounge spaces, and office style workstations.

The 1.05 acre project site is set to transfigure into a combination of
medium-high residential and retail infrastructure, reinvigorating and
reshaping the future to ensure a vibrant, accessible, and healthy
community. The project includes the construction of, and the requisite
of stormwater management, parking structures, and a drainage
system. The proposed development site remains vacant as it’s
currently owned by the city of San Luis Obispo.
8

CHAPTER 2- Site Analysis
2.1: Regional Context
The proposed live-work-play community development, Spheres, is
located in the City of San Luis Obispo, within the County of San
Luis Obispo. San Luis Obispo is located on the Central Coast of
California, roughly halfway between San Francisco in the north
and greater Los Angeles in the South. The Central Coast is
prominent for its mellow pace, romantic towns, and experiences
of Mediterranean weather. San Luis Obispo was founded by
Spanish settlers in 1772, establishing the iconic Mission San Luis
Obispo de Tolosa. The city grew a rustic pueblo theme,
embracing the architecture of Spanish settlers which is scattered
around the downtown core. San Luis Obispo’s rapid urbanized
expansion in the early 2000’s has resulted in an influx of tourists. The
rural small towns, vineyards, historic Spanish Architecture, and
world renowned university have supported increased tourism.

Figure 1: Regional Context Map
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CHAPTER 2- Site Analysis
2.2: Local Context
The City of San Luis Obispo is the largest city and county seat of
the County of San Luis Obispo. San Luis Obispo has a population
of 47,063. The city is steadily growing as the main hub on the
Central Coast, a popular tourist destination, and the home of Cal
Poly, San Luis Obispo. The city is known for its vineyards, historic
downtown, and accessibility from major cities in California. As the
main employment center in the area, many employees need to
commute into the city due to the lack of available housing.

Figure 2: Downtown San Luis Obispo
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Figure 3: Chinatown, San Luis Obispo

CHAPTER 2- Site Analysis
The proposed development site is located within the
downtown core of San Luis Obispo. The city of San Luis Obispo
serves as a hub city for the central coast and attracts visitors
throughout the year. The San Luis Obispo downtown core
provides retail shopping, restaurants, offices, hotels and many
tourist attractions. The main arteries for downtown San Luis
Obispo are Higuera and Marsh, our site is located on Higuera
Street. The 101 freeway exit to Marsh street is located less than
250 ft away from our proposed site. This close proximity to the
freeway exit will allow for easy access for people coming and
going from the site.

Figure 4: Site and Surrounding Aerial
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CHAPTER 2- Site Analysis
2.3: Immediate Surrounding Site

Figure 5: Streetscape of Site

The site is located in the Southern district of Downtown San Luis
Obispo, a quite charming, not heavily dense section of the city. It
consists of various types of family oriented businesses and small shops.
From the exterior the area can be described as run-down, but as you
drive in deeper, you can start to perceive an aesthetically vintage
atmosphere. As relaxed as San Luis Obispo may be, the area is the
most subtle and calm part of San Luis Obispo. Most buildings along the
site seem to retain their original state and form, but recently there’s
been a push to modernize the area, as several buildings are in the
initial phases of construction. South of Downtown includes some
notable restaurants and cafes that are most appealing to the public
such as the Nautical Bean, High Street Deli, Benjamin Franklin’s Deli,
and Sunshine Donuts. This area is central for small local businesses and
it’s variety of automobile & repair shops. Additionally, there are
residential parts in between retail and service & manufacturing
dominant areas, which is quite fascinating. The trailer park across the
site plays a significant role in the area's overall atmosphere. The overall
image of the area gets lost in translation, because the trailer park is
simply disarranged. 19th century architecture is consistent and mainly
portrayed throughout most of South of Downtown. The quality and
conditions of the assorted buildings are outdated, but that certainly
contributes to the overall theme and ambience in the part of town.
The historical presence is in existence and is sensible, there hasn’t
been any drastic changes to the cycle and mores of the environment.
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Immediate Surroundings Context Photos

1. Army and Navy Surplus Store

2. Sandwich Shop

4. Auto Repair Shop
3. Beauty Salon
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Location and Camera Direction

Immediate Surroundings Context Photos

5. Auto Repair Shop

6. Small Office

8. Old Residential Home
7. Upholstery Shop
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Location and Camera Direction

CHAPTER 2- Site Analysis
2.4: Site
The proposed development is located on parcel number
002-482-026. The parcel is 1.05 acres, or 45,738 square feet. The
site is currently vacant, containing a decaying wooden fence
along the back of the site in the direction of Highway 101. The
proposed development site is situated along Higuera St. There
are several trees and shrubs on site, but the majority of the site is
dirt and disturbed land. The site is situated on a flat surface,
allowing the developer to easily convert the vacant lot into a
mixed-used development. Given the one-way road along
Higuera St, the project can potentially induce additional traffic.
Overall, the site offers potential for development and can be
easily developed on.

Figure 6: San Luis Obispo County Assessor's Parcel Map. Site: 002-482-026
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Site Photos
← 1. Site From
Across
Higuera Street

2. Northern Portion of Site

3. Center of Site

← 4. Southern Portion of Site

← Location and Camera
Direction
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CHAPTER 3 - Regulatory Evaluation Summary
The Regulatory Evaluation chapter
concludes the proper
reviews,summary of the applicable
codes, zones, and standards that
determine whether the development
proposal will be deemed feasible. The
chapter is followed by a regulatory
checklist of the requirements for
pre-construction, potential permit fees
required by the City of San Luis Obispo
for construction. The chapter is
discerned as a blueprint for all
necessary permitting and
pre-construction requirements before
the development stage commences.
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CHAPTER 3 - Regulatory Evaluation Summary
3.1: Development Codes and Standards: Basic Development
Standards adhere to a combination of codes and standards
outlined in table 2-17 C-R Zone Development Standards and
2014 Land Use Element. The Sphere Mixed-Used
Development Proposal is proposed to reclassify Zoning
ordinances as R-3 Medium-High Density Residential and
Retail Commercial (C-R), with the intentions to construct and
design a sustainable mixed-use village with the respects to
conserve biodiversity and enhance civic life. The project is
determined to implement 20 apartment units, averaging 766
sq ft each, aligned in a three-story tall building, consisting of
10 units on the second and third floor.
3.1.1 Zoning: In accordance with the 2019 City of San
Luis Obispo Zoning and the 2020 Land Use element, our
site contains one zoning designation and two overlay
zones. The entire site is currently zoned
Retail-Commercial (C-R), with two overlay zones one for
Mixed Uses (MU), and the Cannabis Business Zone (CBZ).
The Commercial-Retail Designation gives us a broad
outline of the uses we can implement in our mixed-used
development. Furthermore, since the proposed site is
situated in the Mixed Use overlay zone our proposed
mixed use building concept will not require a zoning
variance or conditional use permit.

Site

Figure 7: 2022 San Luis Obispo Land Use Element Map
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CHAPTER 3 - Regulatory Evaluation Summary
3.1.2 Basic Development
Standards: Basic Development
Standards are obtained by using
the 2019 City of San Luis Obispo
Map, 2019 City of San Luis Obispo
Land Use Element, and the Mid
Higuera Specific Plan. The
maximum allowed density is 36
units per acre.

Note: Setbacks
No setback required unless
adjacent to a zone with minimum
setback requirement, in which
case the adjoining setback shall
be as provided in the zone of
adjacent lot. Lots separated by
streets or other rights-of-way- are
not considered adjacent.

Standard

SLO Standard

Project

Y/N

Allowed Residential
Density

36 Dwelling Units/Acre

19 Dwelling Units/Acre

YES

Maximum Lot
Coverage

100%, as approved through permit

Approximately 93%

YES

Maximum Floor Area
Ratio

3.0

Approximately 0.8

YES

Minimum Lot Area

9,000 Sqft

1.05 Acres

YES

Creek Setback

20 Ft, 30 Ft for 3rd or higher floors

20 Ft on first two floors,
30 Ft on 3rd floor

YES

Height

45 Ft

45 Ft

YES

Maximum Commercial
Space Size

60,000 Sqft

2,182 Sqft

YES

Residential Parking

0.75 Spaces Per Bedroom, Plus 1 Guest
Parking Per 5 Units: 23 Needed

54 Total

YES

Office Parking

1 Per 300 Sqft: 15 Needed

54 Total

YES

Commercial Parking

1 Space Per 250 Sqft: 14 Needed

54 Total

YES
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CHAPTER 3 - Regulatory Evaluation Summary
3.1.3: Overlay Zones: The project site is located within six different overlay zones. Each zone has specific regulation and guidelines that
must be met within the design of the project or before the start of construction on the site. This section will outline the guidelines and
summarize all of the Overlay Zoning Standard and Requirements. The 2022 Zoning Code can be found in Title 17 of the San Luis Obispo
Municipal codes (Section 17.48).
Archaeological and Historic Site (17.063)
This zone requires the owner to perform
an archeological surface survey by a
qualified archeologist as a condition of
development review for any proposed
project. The results of this survey shall be
submitted as a part of a development
application. In addition to this survey an
evaluation of the presence of cultural
resources based on supportible evidence
and shall be include appropriate
mitigation measures, as necessary, for the
project.
For specific information findings and
mitigations refer to section 17.063 of the
2022 Zoning codes.

Noise (17.084)
This overlay Zone sets maximum noise
exposure for noise impacted areas. The
site is located directly next to HWY 101,
noise exposure will be taken in
consideration on some buildings closer to
HWY 101. Refer to Figure 19 for
acceptable noise levels.
For more specific information regarding
acceptable noise levels look at 17.60.040

OS-2 Open Space 17.087
This Overlay Zone requires that
development provides open space from
the general plan land use plan and open
space. It purpose is to ensure that
adequate public access and recreational
activities are integrated into the
development, while preserving and
protecting sensitive ecological or scenic
areas. This zone is important for the project
site because it outlines the developers
responsibility to creation of open space
within the project site.
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CHAPTER 3 - Regulatory Evaluation Summary
Hazards and Protections 17.078
The hazard and protection (H) overlay
zone purpose is to prevent unsafe
development of ha
zardous areas; the minimize social and
economic dislocations resulting from
injuries, lose of life, and property damage.
This overlay zone refers to the site with a
slope of 10% or larger. Te project site slope
is on average (average slope), therefore
the standard in this zone does not apply .

Public Parking (17.090)
This zone is intended to ensure access to
downtown activities by fulfilling visitor
parking demands. Based on the
knowledge of the surrounding project site
it likely that increasing public parking will
not be necessary of the developer when
creating the development. The nearest
located public parking is located in the
Marsh St. parking garage.

View Considerations (17.096)
This zone is a crucial aspect when
designing a development. The view
Overlay zone is established to preserve,
protect and maintain view of scenic land,
and other areas that are scene as a
significant value to the public due to
aesthetic qualities. In order to meet the
standards, some views of the creek would
need to be preserved.
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CHAPTER 3 - Regulatory Evaluation Summary
3.1.4: Design Standards. Downtown Design Guidelines Summary
1.
2.
3.
4.

5.
6.
7.
8.
9.
10.
11.

Street orientation: Buildings in the downtown should be located at the back of the sidewalk unless space between the
building and sidewalk is to be used for pedestrian features such as plazas, courtyards, or outdoor eating areas.
The height and scale of new buildings and alterations to existing buildings shall fit within the context and vertical scale of
existing development and provide human scale and proportion.
Horizontal lines: Reinforcing established horizontal lines is one way to provide a logical transition between adjacent buildings
with different heights.
Maintain the distinction between the first and upper floors by having a more transparent ground floor. On upper floors,
consider using windows or other architectural features that will reinforce the typical rhythm of upper story windows found on
traditional commercial buildings and provide architectural interest on all four sides of the building.
Use roof overhangs, cornices, dentals, moldings, awnings, and other decorative features to decrease the vertical
appearance of the walls.
Use color to visually reduce the size, bulk and scale of the building.
Use planter walls and other pedestrian-oriented features on the ground floor such as windows, wall detailing, and public art.
Façade design: New structures and remodels should provide storefront windows, doors, entries, transoms, awnings, cornice
treatments and other architectural features that complement existing structures, without copying their architectural style.
Doorways: Doorways should be recessed.
Windows: Windows that allow pedestrians to see the activities within the ground floors of downtown buildings are important
in maintaining the pedestrian orientation of the downtown.
Awnings: Awnings should be retained and/or incorporated where feasible and compatible with the storefront.
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CHAPTER 3 - Regulatory Evaluation Summary
Section 3.2: Pre-Construction Requirements: This section of the chapter will go in-depth on the details and requirements need for
pre-construction and construction requirements that are necessary for the development of the Spheres Project.

3.2.1: Tract Map: The project site is currently one parcel, and will not need to be divided into separate tracts. A tract map will not
be necessary.
3.2.2: Public Improvements: Development of this project site will involve the developer creating public improvements within the
site area. Public improvements are improvements such as sidewalk improvements, sewers, streets, and much more. These
public improvements must first be determined by the developer of the property. Once the public improvement items are
determined the developer will need to be reviewed by a certified engineer. These public improvement projects must be up to
the city standards set by the San Luis Obispo, Engineering division. Three sets of plans will be required for review by the Public
Works Department. There will be no building approved until the public improvement plan is approved.
The Spheres Mixed-Used Development proposal will provide public improvement projects that are necessary for South Higera.
The proposed development plan is responsible for the following public improvements and plans:
1.Grading, drainage and erosion control.
2. Street paving, curb, gutter and sidewalk as determined necessary by the City Engineer.
3. Public utilities: Reclaimed/Recycled waterline, Sewer, Storm Drain.
4. Open Space, Signage, and Traffic
23

CHAPTER 3 - Regulatory Evaluation Summary
3.2.3: CEQA: With the construction of a new mixed-use shopping center at a minimum, a CEQA initial study must be conducted on the possible
impacts the development will have on the surrounding area. The CEQA study will be conducted by the city of San Luis Obispo staff or by a private
consulting firm hired by the city. The developer will be required to provide studies and surveys to the city staff in order to complete intaili study and all
fees need to be paid. Specific professionals will be needed for sections such as noise, transportation, cultural impacts, biological resources, and air
quality.
Before completing the initial study, it can be assumed that the project could have impacts on several CEQA categories. The categories that can have
an impact are checked below in Table 2.

Table 2: Potential CEQA Impacts
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●

●

●

●

●

AE-1: The Applicant shall ensure that fencing installed throughout the
Project Site in order to implement institutional controls for management
of the area for wildlife habitat shall contribute to the aesthetic character
of the site and vicinity. Prior to issuance of grading permits for sites where
fencing is required, the applicant shall submit to the County Department
of Planning and Building for review and approval, in consultation with the
City of San Luis Obispo, site fencing plans. The plans shall include: fencing
types that meet the functional requirements for the intuitional controls;
fencing locations; materials and color palette consistent with City of San
Luis Obispo design guidelines; and, as needed, complementary
landscape to breakup the public view of the fencing.
AE-2: Structures shall be designed to be consistent with local zoning
codes and applicable design guidelines and to minimize features that
contrast with neighboring development.
AE-3: Prior to the issuance of any building permit for new structures
and/or site improvements, a project lighting/photometric plan shall be
prepared and submitted to the Planning Department for review and
approval. The City requires that a project’s lighting effects shall maintain
the minimum illumination level required for security, while limiting spill
onto adjacent properties to the maximum extent practicable. Lighting
design of each development project – including sizes, wattage,
photometric, and distances for lighting elements – will be subject to
review and approval by the City. The light fixtures include shields and
side shields to prevent light trespass as necessary.
GHG-1: Building will be designed to meet the building energy efficiency
standards of Title 24, also known as the California Building Standards
Code. Title 24 Part 6 regulates energy uses including space heating and
cooling, hot water heating, and ventilation2 . By committing to a percent
improvement over Title 24, a development reduces its energy use and
resulting GHG emissions.
GHG-2: Building will contain energy efficient appliances, including
kitchen supplies, laundry rooms, landscaping, and others.

●

●

●

●

AQ-1: Prior to issuance of applicable grading permit, the Applicant
shall provide satisfactory evidence that a SLOAPCD-approved
Construction Activity Management Plan (CAMP) has been prepared
that addresses fugitive dust emissions. The Plan shall include
requirements in the SLOAPCD CEQA Handbook.
AQ-2: Prior to issuance of applicable grading permit, the Applicant
shall submit an APCD approved Construction Activity Monitoring Plan
(CAMP).
BIO-1: Prior to construction activities, all grading limits and
construction boundaries shall be delineated by construction fencing.
Sensitive species habitat shall be delineated with specific sensitive
species labeling (e.g., permanent signage every 100 feet along the
fence stating “No Entry ― Sensitive Habitat.”). The County shall
approve the fencing prior to commencement of grading activities
(including clearing and grubbing).
BIO-2: To minimize potential impacts to nesting native bird species,
and in compliance with the federal Migratory Bird Treaty Act and
Sections 3503, 3503.5, or 3513 of the California Fish and Game Code,
all activities resulting in ground disturbances during all phases of
remediation, restoration, pipe removal, and construction activities
involving vegetation removal/trimming shall be done, as feasible,
outside the breeding season (February 15 through August 31). If
vegetation must be removed during this period, then the Applicant
shall retain a biologist acceptable to the County in consultation with
the City to conduct surveys for nesting birds. Surveys shall be
conducted within three days prior to vegetation removal or other
construction-related disturbances. If nesting birds are observed within
the vicinity, then a minimum 100-foot buffer from the nest would be
established.
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●

BIO-3: Prior to issuance of grading permit, the Applicant shall demonstrate that all staging areas,
equipment storage areas, stockpile sites, and refueling areas are located at least 100 feet from surface
water bodies and wetland habitats to minimize the potential for releases into surface water or wetland
habitat.
BIO-4: The terrestrial ecosystem portion of the final restoration plan shall include success criteria for
re-establishing populations of native plants and wildlife.
HYD-1: Prior to the issuance of any construction/grading permit and/or the commencement of any
clearing, grading or excavation, a Notice of Intent (NOI) shall be submitted to the California SWRCB
Stormwater Permit Unit. Compliance with the General Permit includes the preparation of a SWPPP, which
shall identify potential pollutant sources that my affect the quality of discharges to stormwater, and shall
include the design and placement of (Best Management Practices) BMP's to effectively prohibit the entry
of pollutants from the Project Site into surface water sources or wetlands or storm drains.
HYD-2: The Applicant shall work with the City of San Luis Obispo to obtain reclaimed water.
HYD-3: The pavement in the parking lot will be pervious, allowing polluted water to be drained and not
discharged into the creek.
N-1: The Applicant shall ensure that all construction activity at the Project Site (including deliveries and
arriving and departing workers) is limited to the hours from 7:00 a.m. to 7:00 p.m., Monday through Friday,
and prohibit activities on Saturdays, Sundays, and federal holidays. If activities outside this timeframe
occur, noise monitoring shall be established to demonstrate that applicable noise codes are not
exceeded. This shall be a note placed on all construction plans.
N-2: Prior to issuance of applicable grading permit, and throughout construction, the Applicant shall
ensure that all construction machinery is maintained according to the manufacturers’ specifications and
ensure that mufflers and silencers are maintained properly. Back-up OSHA noise indicators shall be
ambient sensitive and self-adjusting to minimize backup indicator noise or flaggers shall be used in the
place of backup alarms (as allowed by OSHA).
T-1: The project will increase density, reducing the need for more vehicles on city streets.
T-2: Project includes a bike parking and a bike path alongside creek, allowing residents to use alternative
transportation.
T-3: The project includes an improved pedestrian network, allowing residents to use alternative
transportation.
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CHAPTER 3 - Regulatory Evaluation Summary
3.2.4: Utilities: All of the utilities throughout the site are left up to the developer. Utilities should extend over the entire project site. The
following are requirements for the sewer system:
1.
The applicant must provide a video of the existing sewer line to conform the material and condition. A copy of this video must
be provided to the Public Works department for review.
2.
The applicant is responsible for all costs, labor and materials for installation of a new sewer main and laterals.
3.
Onsite sewer system shall be a private system to the point of connection with the city system (find which city system the site
connects too).
The following are requirements for the water system:
1.
Applicants must provide the purpose laterals and proposed water meter on the plans.
2.
Applicants must provide a recycled waterline for irrigation of landscaping per the direction of the city engineer.
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CHAPTER 3 - Regulatory Evaluation Summary
3.2.5: Application Fees: All of the fees included in this section will be located in the Pro Forma within the Financial Analysis Section.
Tentative Tract Map Review Fee - $ 7,702
Final Tract Map Review Fee - $ 7,435
CEQA Initial Study Fee - $ 1,802 per study
Public Improvements Plan Check and Inspection Fee - $ 40,000 to $50,000

3.2.6: Development Fees: All of the fees included in this section will be located in the Pro Forma within the Financial Analysis
Section.

28

CHAPTER 3 - Regulatory Evaluation Summary
Section 3.3: Affordable Housing: The County of San Luis Obispo requires affordable housing standards to all development projects in the
county. The county requires all new development projects to provide affordable housing for extremely-low, very-low, low, or moderate
income households by:
1)
2)
3)
4)

Building affordable housing in conjunction with new residential or commercial development;
Paying an “in-lieu fee” to support the development of affordable housing;
Contributing real property, including land or existing dwellings, to be used as affordable housing;
By a combination of these methods.

For San Luis Obispo County, the fees are structured as:
1.
2.
3.
4.
5.

The first 2,200 square feet of residential development are exempt from fees.
The amount of residential development between 2,200 square feet and 2,500 square feet is subject to a fee of eight dollars per
square-foot.
The amount of residential development between 2,500 square feet and 3,500 square feet is subject to a fee of 12 dollars per
square-foot.
The amount of residential development above 3,500 square feet is subject to a fee of 16 dollars per square-foot.
However, the maximum amount cannot be over 7 dollars per square feet, calculating total square footage.

In addition, for non-residential uses, the County has provided per square foot fees, shown below in table 3.
29

Table 3 : In Lieu Fees for Affordable Housing

In total, the proposed project could pay a total of 117,758$ for affordable housing in lieu fees.
To help offset costs of providing affordable housing, the City has adopted Affordable Housing Incentives (San Luis Obispo Municipal Code
Chapter 17.138). State and local law allows residential density bonuses and certain other incentives in return for developers agreeing to
construct affordable housing.
Potential density bonuses are:
1.
2.

If 25% of the units are for lower or moderate income, a bonus of 25% denser housing than the zoning is allowed.
If 10% are for very low income, a bonus of 25% denser housing than the zoning is allowed.
30

CHAPTER 3 - Regulatory Evaluation Summary
Section 3.4: Political Considerations: There are many factors to consider when
developing a major project. The public and city agencies will have their
opportunities to accept or reject the proposed development. This makes it
important to consider the needs and wants of the surrounding residents
neighborhood and San Luis Obispo stakeholders. Designing the building to fit
in with the surrounding environment will be vital to the plan’s approval.
Projects with higher densities, impractical uses, or unfit architecture will likely
not be approved by the community. The public and city agencies will be
informed on the project before approval. After the project submittal, there will
be 12 to 20 weeks of review before approval for the project’s zoning change
and 8 to 12 weeks for the architectural review and project application. A
project that is well suited for the surrounding area will save the developer and
the city time and money.
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CHAPTER 3 - Regulatory Evaluation Summary
Section 3.5: Application Submittal Timelines:
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CHAPTER 4- MARKET ANALYSIS
Chapter Summary: This chapter covers the real estate market analysis of the
proposed mixed-use development project. The chapter provides a holistic overview
of the real estate market pertaining to San Luis Obispo County. Then covers market
comparables applicable to the site . Finally, the chapter will review two recently built
and similar projects to the Sphere Development proposal.
1 San Luis Obispo County:
The San Luis Obispo County Housing Market Area (SLO HMA) is the housing market
within the County of San Luis Obispo. The HMA is located on the central coast of
California, approximately halfway between the cities of Los Angeles and San
Francisco. During the early 2000s, most newcomers moving to the HMA region
migrated from nearby cities such as Los Angeles, Orange, Santa Barbara, and
Ventura Counties (Internal Revenue Service migration data), where home sales prices
averaged approximately $120,000 more than in the SLO HMA. (U.S HUD). Since the
2000s, the HMA has become eminent for its wine production leading to a significant
increase of wineries in the SLO HMA at approximately 220 now. The tourism industry is
a major contributor to the San Luis Obispo HMA;s economic growth, attracting 6.3
million visitors, spending $1.9 billion. The SLO HMA’s economy is heavily dependent on
the governmental sector, due to the presence of California Polytechnic State
University. The City of San Luis Obispo’s population comprises 50% students, which
corresponds to the indirect revenue impacts.
The SLO HMA main employer is the notable California Polytechnic State University. As
a whole farming, government, and tourism are the three biggest employers for the
housing market area. The SLO HMA sales housing market is balanced and has
improved from soft conditions that began during 2008 and continued through 2012.
The estimated sales vacancy rate is currently 1.0 percent in 2015.

Figure 8: California Sales and Price Report

Figure 9: Share of Nonfarm Payroll Jobs in San
Luis Obispo HMA, By Sector
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Section 4.1: San Luis Obispo Market: According to the U.S Census Data
Report San Luis Obispo County has a population size of 45,119 as of 2020.
The median age of all people residing in the City of San Luis Obispo is
26.7. San Luis Obispo is one of seven cities within San Luis Obispo county
and is titled the largest due to population size. Based on the high
concentration of students attending Cuesta College and California
Polytechnic State University, young adults are the largest age group in the
city. The median household income per family is $49,640 in San Luis
Obispo, males earn nearly $57,000 and females earn $50,000 per year,
which is standard. As homeownership is significantly lower in San Luis
Obispo, then the rest of the United States, due to a vast majority of the
population consists of students, who are categorized as home-renters.
Additionally, the median home value in San Luis Obispo is nearly $761,952
according to Zillow, which is significantly higher than the average price
per home in California. These inflated prices have been rising year by
year. An additional underlying problem that contributes to the
exaggerated prices is due to the average household income in San Luis
Obispo, lenders of the bank will require a household to earn a minimum of
nearly $120,000 per year before tax and 36% percent on total debt
payments, before they’re able to purchase. The cost of living in San Luis
Obispo has been problematic for first time home owners. At the moment
San Luis Obispo’s buying market is sinking, it’s predominantly a renters
market, but as time elapses in continuation to growth and development
San Luis Obispo’s housing market will become afloat.

The housing stock in San Luis Obispo is currently at 20,936,
consisting of single-family, apartment communities,
mobile home parks, and public housing units. San Luis
Obispo's housing stock includes an extensive range of
dwelling styles, including "Victorian-style," single-family
houses near downtown, mobile home parks, duplexes,
detached single-family housing, condominiums and
large, high-density apartment complexes close to the Cal
Poly University campus. According to the most recent
census data collected, about 53% of San Luis Obispo’s
housing stock is categorized as single family residential
(detached and attached combined), with 40 percent
categorized as multi family residential and 7 percent
categorized as mobile homes. The significant increase of
single-family residential directly corresponds to the latent
demand in enrolled students. The housing vacancy rate
in San Luis Obispo has remained consistent for the last 10
years at 7.6 percent, which is classified as a “healthy”
vacancy rate according to the U.S Census Bureau. As the
vacancy rate increases, a surplus of housing stock
generally indicates lowered housing prices and ample
housing options. Over the past year the City of San Luis
Obispo has been able to identify a high demand for
student rental housing near college campuses, as
housing supply numbers reach its all time low.
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Section 4.2: Covid-19 Era: The Covid-19 Pandemic has fueled a
crisis in the housing market in San Luis Obispo. The rapid growth of
the pandemic has caused turbulence in affordable housing
options for residents living in the Central Coast. During Covid-19,
the city of San Luis Obispo encountered a housing market with
demand that far exceeded the supply, which was a driving
indicator behind why numerous local businesses were constrained
by hiring challenges. Any underutilized or vacant land parcels
would alleviate the housing scarcity and provide a direct solution
to introduce more residential housing. Nonetheless, given the
array of complications that arose during the pandemic, the
development approval process should commence immediately,
in efforts to rectify the ongoing housing phenomenon.
Figure 10: Reasons for changing county
during Pandemic
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Section 4.3: Comparable Projects: Within the vicinity of the project site in San Luis
Obispo, there is one new mixed-use development project that has been approved
by the city. Both of which share the concept of a live-work-play community,
accommodating all needs to their residents. Both of these projects are mixed-use
developments, comprising of commercial, office space, and multi-family residential,
which corresponds to the Spheres Development Project, providing valuable
discernment for the City of San Luis Obispo to approve the new development
proposal.

Figure 11: Co-Work Connect Floorplan

Co-Work Connect: The Co-Working Hub is a mix of apartment homes,
commercial space, and live/work hubs concentrated in a primarily residential
district along Orcutt Rd, San Luis Obispo. The newly established development
provides prospective tenants with the ability to either rent an office or
commercial space, if they chose not to dwell there. The concept was tailored
around entrepreneurs, creatives, and recent grads to create a cohesive living
scenario that encourages interaction and idea sharing, similarly to the Sphere’s
Development Proposal. Connect Hub was once launched by Launch Pad
Management and was approved by the City of San Luis Obispo in fall of 2019.
Connect Hub offers 4 unique floor plans that the prospective tenants can select
from, ranging from studio to 2 bedroom apartments, starting at $1992 per month.
Renderings and floor plans are illustrated on Figure 10.
Figure 12: Co-Work Connect Site Plan
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Academy Chorro: The Academy Chorro, a luxurious
Mixed-use development comprises commercial space,
residential units, and leisure activities for its residents. The
development site is located along Chorro St, in close
proximity to Cal Poly San Luis Obispo’s campus. The
development site is a commuter-friendly property, offering
a variety of amenities and steps away from the City’s most
popular restaurants, boutiques, and retail activity centers.
Although the Academy Chorro doesn't consist of any office
spaces, the complex offers state of the art community
amenities, such as an extensive fitness center, clubroom
with entertaining & gaming, private & group study rooms,
bike room & repair shop, and ground floor retail. The
Academy Chorro apartment community was approved in
2016, by the City of San Luis Obispo, and completed its
construction phase in 2018. The apartment complex offers
two unique floor plans, a 4 bedroom x 2 bathroom
apartment, a 4 bedroom deluxe sized room x 2 bathroom,
starting at $1380 per month per bedroom. Renderings and
floor plans are illustrated below on Figure 11.

Figure 13: Academy Chorro Facilities

Figure 14: Academy Chorro Aerial View
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Figure 15: Academy Chorro Floor Plan
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5.1.Design Concept: This chapter is to visualize the possible
concept design of the site. If the site design is conditionally
approved, further architectural and engineering modifications
would still be needed for the final plans. The design for the project
would be a blend of a modern wooden architecture and modern
industrial styles. The project will blend and promote the
surrounding neighborhood. The surrounding buildings have an
industrial design, and the creek behind the site provides an
opportunity for a forested design. As stated, the surrounding
neighborhood is industrial. However, the site is on the border of
downtown San Luis Obispo, an area rapidly growing. As such, the
area will follow the trajectory and elevate the neighborhood while
complementing the surrounding area. The building will be elegant
and blend indoor uses with the outdoors. Large windows in the
public areas of the building will provide natural sunlight
throughout the building. The center of the building will be an
outdoor space with tables and grass. A large secluded terrace on
the third floor, available to all residents, will have views of the
creek. Several units will also have a private balcony.

A bike and pedestrian path will be in between the creek and
building, providing residents an appealing route to and from the
building. Additional pathways connect the creekside pathway,
Higuera Street, and both parking lots with the center of the
building. The site will be landscaped with native, drought resistant
plants and trees that will blend in with the creek landscape
behind the site. The building will contain office space, commercial
space, communal office space for the residents, studio
apartments, and two bedroom apartments.
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Design Contents
Office Space: There are two office spaces, totaling 4,634 square
feet. Both of these will be on the first floor, on the creekside of the
building. The offices will have large windows facing with views of
the creek. The interior will have a modern industrial design, with
wooden or brick walls.The offices are designed to provide an
open floor to encourage collaboration.
Commercial Space: There are two commercial spaces, totaling
3,624 square feet. These are intended to be a coffee shop and
restaurant, or similar commercial uses. Both of these will be on the
first floor, on the Higuera Street side of the building. The spaces will
have large doors and windows to be inviting to pedestrians and
residents.The spaces will have a modern industrial design, with
wooden or brick walls.
Communal Office Space: The second and third floor will each
have a communal office space, the second floor at 950 square
feet, and the third floor at 1200 square feet. Each will have floor to
ceiling windows, providing natural lighting and an impressive view.
The communal office space will be available to all residents for
the rise of working from home, giving residents a separate place
to work outside of their apartment. Desks, couches, and private
rooms will all be provided in a spacious and well lit space.

Studio Apartments: There will be 16 studio apartments, at 695
square feet each. The apartments will be aimed towards young
professionals, working from home or not. They will follow the
industrial and wooden architecture style. They will be efficient with
space, including lofts. The studios will have spacious kitchens and
plenty of natural light due to large windows.
Two Bedroom Apartments: There will be 4 two bedroom
apartments, at 2,200 square feet each. The apartments will be
aimed towards young professionals, working from home or not.
They will follow the industrial and wooden architecture style. The
studios will have spacious kitchens and plenty of natural light due
to large windows. Compared to the studio apartments, the two
bedrooms will have large and spacious living rooms. The two
bedrooms will contain a small, private balcony.
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EXTERIOR DESIGN INSPIRATIONS
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INTERIOR DESIGN INSPIRATIONS: OFFICE SPACE
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INTERIOR DESIGN INSPIRATIONS: COMMERCIAL SPACE
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CHAPTER 5- DESIGN CONCEPTS
INTERIOR DESIGN INSPIRATIONS: COMMUNAL OFFICE SPACE
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CHAPTER 5- DESIGN CONCEPTS
INTERIOR DESIGN INSPIRATIONS: STUDIO APARTMENTS
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CHAPTER 5- DESIGN CONCEPTS
INTERIOR DESIGN INSPIRATIONS: TWO BEDROOM APARTMENTS

46
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DESIGN INSPIRATIONS: TERRACE
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CHAPTER 5- DESIGN CONCEPTS
DESIGN INSPIRATIONS: CENTER OF BUILDING
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CONCEPT SITE PLAN

49

CHAPTER 5- DESIGN CONCEPTS
SECTION PLANE

Section Front, Facing West
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SECTION PLANE

Section of Side, Facing North
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SECTION PLANE

Section of Back, Facing East
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SECTION PLANE

Section of Side, Facing South
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First Floor Design
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Second Floor Design
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CHAPTER 5- DESIGN CONCEPTS
Third Floor Design
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CHAPTER 6- FINANCIAL ANALYSIS
Chapter Summary

Financial Analysis Conclusion

This chapter primarily focuses on the overview of the
project by elucidating the data utilized to conduct the
pro forma financial statements as a comparative model
to determine whether the project will be financially
feasible. The financial profile of this project plays a major
factor in the operational costs. The pro forma determines
economic values and rough financial aspects to
determine whether the execution of the project is sought
to be possible. It provides a financial assessment that
reflects the capital cost, operations cost and operating
revenue. The information collected in the pro forma is
derived from the conceptual development plan in
chapter 5 of this document. The pro forma financial
statements are categorized into three different
components: Projected Development Revenue,
Projected Development Expenses, and lastly the
Economic Performance Analysis. The pro forma serves as
a financial forecast, taking account of the accumulation
of costs associated for the fiscal year until the present
time.

Based on the data we collected in our Pro Forma, the Sphere’s Mixed Use
Development would be highly lucrative and provide a desirable investment
opportunity based on the returns which the investment will make. Through our
vertically integrated real estate development and innovative design-build
approach, we strongly believe that there is ample demand at this price point
to absorb this pipeline project. The desirable location is centered between
the downtown district core, commercial and retail shops, and in vicinity to
Cal Poly San Luis Obispo. Our project aims to transcend existing student and
coworking housing projects, leading to a higher level of affordability for all
students and newcomers. The net present value illustrated in the pro forma
evaluates the desirability and expected net revenue generated from the
project, indicating that the development proposal will produce enough ROI
while containing functioning and overhead costs.
The projected net revenues from the sale of the development proposal:
$ 21,245,162.97
The projected site, soft, and hard costs for construction of the site:
$19,632,420.44
Net Profit: $ 21,245,162.97
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Projected Development Revenue:
The unit types of number of units are based on the Concept
Design Plan from Chapter 5 of the document. Based on the design
concept there will be two 2 bedroom apartments on the third floor
of the development, sixteen studio apartments, 2 office spaces on
the second floor, and two commercial/retail spaces on the
ground. The square footage of these homes were based on the
Concept Design Plan. To estimate the projected price of each of
the unit types, a preliminary market comparison analysis was
conducted, based on recently sold apartments, offices, and
commercial spaces sold in the vicinity of the development
proposal. The estimation of the apartments, offices, and
commercial space sale prices was intended to be a conservative
estimate with higher sale prices being possible. A 5% reduction in
the overall revenues of the sale of the homes was given for
brokerage fees to the real estate broker selling the units. The net
revenue for the sale of all the units is $ 21,245,162.97.
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1. Site Costs
Initial Land Price

Total

Per Unit

_____________

_____________
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2. Soft Costs

Projected Development Expenses:

CEQA, Environmental Impact Report, NOE

$51,199.92

$2,133.33

Marketing

$79,999.92

$3,333.33

Legal and Accounting

$100,000.00

$4,166.67

$120,768.00

$5,032.00

2.1 Site Costs
The site costs for this project are considered zero, because the lot is currently
owned by the city and has yet to be marked as available. This development
proposal is a hypothetical methodology that outlines the value of a new
development in San Luis Obispo in quantifiable terms. This development proposal is
useful in assessing feasibility of the proposed project, rational decision between
development alternatives and the determination of market value for the proposed
developments, not merely the property itself.

Permits and Fees
Studio Apartment x 20
2 bedroom Apartments x 4

$1,107,040.00

$5,032.00

Office Space x 2

$13,688.00

$6,844.00

Commercial Space x 2

$9,168.00

$4,584.00

Development Plan

$15,539.00

Architecture and Engineering Fees
This soft cost was based on an industry estimation average that
roughly architecture and engineering fees will be around 8% of the price of a
project's hard costs. The national standard ranges between 5% and 20%, based on
a recent development project proposed on Tank Farm Road, the developer
estimated an 8% fee.

Public Improvement Plan Check Fees

$73,600.08

$3,066.67

Affordable Housing in Lieu Fee for Dwelling Units

$108,647.00

$5,432.35

Affordable Housing in Lieu Fee for Commercial

$4,928.64

$2,464.32

Marketing
This soft cost was based on a rough estimate for the marketing needed for a
project of this size.

Affordable Housing in Lieu Fee for Office Space

$5,498.64

$2,749.32

CEQA related fees

$4,742.30

Public Improvement Review Fee

$72,000.00

$3,000.00

School Fees Multi-Family Residential $4.79/sq ft

$74,340.80

$3,717.04

School Fees Non-Residential $0.78/sq ft

$6,230.64

$1,557.66

2.2 Soft Costs
Soft costs are the costs not associated with the actual construction of the project.
The soft costs assumptions were determined by a combination of industry
estimation assumptions, estimations from industry professionals, and information
provided by the City of San Luis Obispo.

Legal and Accounting
This soft cost was based on a rough estimate for the legal and accounting fees
needed for a project of this size.
(18) Multi-Family Apartments, (2) Office Spaces, (2) Commercial Spaces
This soft cost was based on the cost of building permit fees sourced from various
mixed- use development projects located in San Luis Obispo.
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Utility Fees - 1,000/unit
Total Soft Costs

$1,847,390.94

$53,112.69

Average total
sq ft

3. Hard Costs

Chapter 6 - Financial Analysis

Construction

$5,171,760.0
0

Units

24

Cost/sq ft

$220

Architecture Design + Engineering
Review @ 6%
$310,305.60

2.3 Hard Costs
Hard costs are associated with the projects physical construction
of the proposed development project. This includes building's
structure, the construction site, the landscape, and any physical
labor incurred for the development. The hard costs estimates likely
make up 75- 85% of the development projects total costs. The
conceptual estimate provides the developer a rough estimate of
the budget to quantify the project. The collection of expenses
included in the pro forma was collected from the City of San Luis
Obispo’s industry information and numerous industry averages.

Site Utilities + Lighting

$750,000.00

Site Excavation

$148,048.16

Public Improvements

$600,000.00

Subtotal Site and Parking Costs

$65,520.00

Type I Concrete and Steel

Area in SF

Cost/Ft or
Item

Total All Units - will automatically
load

$5,877,000.0
0

$250.00

Subtotal Mixed-Used
Development Costs

$5,877,000.0
0

$250.00

Landscaping
Hardscape Elements

$200,000.00

Softscape Elements

$100,000.00

Irrigation and Drainage

$50,000.00

Water

$238,700.00

WasteWater

$57,720.00

Energy, Access, Fire, Waterway

$5,602.00
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2.4 Financing Costs
In the project financing formula listed below, the developer will solely rely on the
cash for repayment to generate enough revenue to pay debt service. The
construction funding is structured as a line of credit, which is generally paid using
refinancing. Before construction commences, the owner/investor will require a
source of capital in order to properly execute the project, requiring capital and an
approve construction loan from the bank. For an outside investor a 8% interest rate
is standard for the loan of capital from investors. Based on the proforma conducted,
we predict the initial capital will be paid directly from the investor or bank. $960,000
of interest will be directly paid to the investor in a three year span.
The construction loan is a short-term financing tool required in the financial process.
It generally covers the hard costs and any additional expenses incurred in the
construction phase. A state-wide average construction loan interest is around 6 %
and will be over a 18 month period. The interest paid will amount to $1,556,914.20,
totaling the financial costs to $2,516,914.20

62

Chapter 6 - Financial Analysis
2.5 Discounted Cash Flow Model
The discounted cash flow model is a forecast to assess the
present value of an asset. This provides the developer an
outline of what he/she would be paying today in order to
receive the projected cash flow. In year 1, the developer is
projected to incur a negative cash flow, however, it will be
eventually paid off by positive cash flows in year 2 and 3. In a
year span, the developer is expected to earn a high return,
the IRR in the discounted cash flow model is estimated at
35.96%, indicting that the developer will generate 35.96%
return after three years of construction.
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2.6 Economic Performance Analysis
The Economic Performance Analysis gives an overview of
the Pro Forma and calculates the profits of the project. The
net profit for the project has been calculated to be
$1,612,742.53. That is a 5.31% Net Profit/Gross Revenue.
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1. Site Costs

Chapter 6 Complete
Proforma

Initial Land Price

Total

Per Unit

___________
__
_____________
Construction

2. Soft Costs

Average total
sq ft

3. Hard Costs
$5,171,760.0
0

Units

24

Cost/sq ft

$220

Architecture Design + Engineering
Review @ 6%
$310,305.60

CEQA, Environmental Impact Report,
NOE

$51,199.92

$2,133.33

Marketing

$79,999.92

Legal and Accounting

Site Utilities + Lighting

$750,000.00

$3,333.33

Site Excavation

$148,048.16

$100,000.00

$4,166.67

Public Improvements

$600,000.00

Subtotal Site and Parking Costs

$65,520.00

$120,768.00

$5,032.00

$1,107,040.00

$5,032.00

Type I Concrete and Steel

Area in SF

Cost/Ft or
Item

Office Space x 2

$13,688.00

$6,844.00

Total All Units - will automatically
load

$5,877,000.0
0

$250.00

Commercial Space x 2

$9,168.00

$4,584.00

Development Plan

$15,539.00

Subtotal Mixed-Used
Development Costs

$5,877,000.0
0

$250.00

Permits and Fees
Studio Apartment x 20
2 bedroom Apartments x 4

Landscaping

Public Improvement Plan Check Fees

$73,600.08

$3,066.67

Affordable Housing in Lieu Fee for Dwelling Units

$108,647.00

$5,432.35

Hardscape Elements

$200,000.00

Affordable Housing in Lieu Fee for Commercial

$4,928.64

$2,464.32

Softscape Elements

$100,000.00

Affordable Housing in Lieu Fee for Office Space

$5,498.64

$2,749.32
Irrigation and Drainage

$50,000.00

CEQA related fees

$4,742.30

Public Improvement Review Fee

$72,000.00

$3,000.00

Water

$238,700.00

School Fees Multi-Family Residential $4.79/sq ft

$74,340.80

$3,717.04

WasteWater

$57,720.00

School Fees Non-Residential $0.78/sq ft

$6,230.64

$1,557.66
Energy, Access, Fire, Waterway

$5,602.00

Utility Fees - 1,000/unit
Total Soft Costs

$1,847,390.94

$53,112.69
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